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~MORANDUM

DATE:
TO.
WA:

FROM

REWW T~E:
APPLY~G FOR.

PROJECT NA~
CASE #:
MmW BASE:

Zom:
LOCATION:
MASTER PLAN:
APPLICANT:
FIL~G DATE:
HEAWNG DATE

May 2,2002
Montgomery County Planning Board
Joe R. Davis, Chief@
Development Revie~-Division
Wynn E, Whthans ~d$
Planning Department Staff
(301) 4954584

Final Water Quality Plan and Site Plan Review
Approval of 487 dwelling units (153 SFD, 202 THs and 132 multifamily
units) inclusive of 46 MPDVs on 77.61 acres
Clarksburg Town Center Phase ~
8-02014
Sec. 59-D-3, M. C. fining Ordinance

RMX-2 Residentid Mixed Use Center
Southeast of the interswtion of Piedmont Road and Clarksburg Road
Clarksburg Master Plan and Hyaustown Spmid Study Area, June 1994
Terrabrooke ClrrrksburgLLC, Jim R]chmond, Contact
October 18,2001
May 9,2002

~NAL WATER QUALITY PLAN - STAFF RECOWNDATION:
Approval of Final Water Quality Plan including the Stirruwater Management Concept with
“condhions as stated within the April . . . ,2002 memo from MCDPS in ,Appendix; including
waiver of.Chapter 49-35 through 49-43 of the County Code “Closed Section Roads in the SP&,
as noted in the above memo.

Conditions of approval for tie FWQ SPA will be supplied when the memo is available.



c,

d,

e.

f.

(c) ‘l”~eApplicant Willprovlae sl~egraaurg, lmlela preparation and

swding of the replacement athletic fie ds on the approximately 8 acres of
\dedicated land at a time which insures h~t,them will be no dismption in the

continued use of the existing athletic fields prior to completion of the replacement
athletic fields.

(i) h the event that dedication occurs when funds for the
proposed school are shown in the CF, Applicant will complete work on
the replacement fields pfior to the construction of the proposed school.

(ii) In the event that dedication occu prior to funding for the
school being shown in the Cm, then upon cons~ction of Street “F, as
shown on the revised prehminary plan, Applicant will commence work on
replacement of the basebafl field. h addition, if at Site Plan it is
detetined that there is sufficient eh material on site to constmct both
replacement fields, then Applicant wilI also rough wade and seed the
replacern.ent soccer field when cons~ction of Street “F’ begins. A~a
tabulations for the proposed par~school complexes to be submitted for
technical staff review at Site Plan. Find grading plan for the pmtischool .
site to be submitted for technical staff appmvrd as part of the Site Plan
apphcation.

Applicant shafl acknowledges that there is sufficient etih material on site to
constict both fields and agrees to construct the two fields upon commencement
of construction of Smeet “F’ referenced in the Prelimirr~ Plan approval, or prior
to constmction of the proposed elementary school, whichever occum first.

i. The exact location and orientation of the fields to be coordinated with
M-NCPPC staff.

ii. The softbafl field to be full sized with foul lines of 290’.
iii. The soccer field to be full adult size with dimensions of 36V by 220’.

Final details regarding the PmWSchool site shall be reviewed by staff and shall reflect
the di~ction of the approved Preliminary Plan # 1-95042 and shrdl include input from
the Pwks Department, MCPS and the Applicant for the firtaf design of the ball field
and path layoug the metes and bounds survey of dedication prior to rwordation,
gmding, access, storm water management facilities and any other issues as required.

There shall be no dlsturbarrce (or activity to cause them to be unusable) of the
existing fields within Kngs bcd Pak until the new fields ~ constricted. @ow
The applicant acknowledges them is sufficient etih work to build both bafI fields and
will do so.)

Apptictit to cons~ct paved hikerhiker tmils in the following locations: ““
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6. Waivers requested and ‘previouslyapproved
-Waiver of lots fronting on a public ri~t-of-way Section 50-29-(A)(2) -(Staff
recommends approval due to interconnecting grid of streets and it’s limited use).
-Waiver of closed section streets has been approved with the Project Plan.

7. Environment

a. R~ord plats to reflect delineation of a Category I Conservation ea~ment tkat
includes the streatiwethurd buffers and forest conservation areas, as shown on
the site plan, that are not part of the park &cation area.

b. Final erosion and sediment control plans shafl be submitted to Envirorrmentd
Planning staff for review and comment prior to approval by MCDPS.

c. The Final Forest Conservation Plan must be approved and bonded prior to
issuance of the sediment and erosion control permit.

d. The outfall from Pond #3, and any other stormwater management facifity or storm
drain outfdls which extend into tie environmental buffer, shall be field located by
applicants rePr@entative, MCDPS, and ~CPPC Environmental Planning sttif
prior to approval of the stormwater managementis~ment control permits by
MCDPS.

e. ~CPPC Environmental Planning staff shall review and approve detailed design
plans for any wetland mitigation sites within the environmentrd buffers prior to
issuance of sediment control permits or authorization to clear and grade any of
these facilities,
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Citizen Commen&

Staff has not received any comments regarding the proposed site plan at this time. The citizens
remain concerned about dark sky issues and protision of bike paths in general.

Piedmont Road

The right-of-way for Piedmont Road is a prescriptive right-of-way – nevef dedicated to pubic use
but used as one for many yeara. The applicant has not yet perused the abandonment procedures
required to take ownership of the road and deveIop it. The applicant will begin construction of
the replacement to Pledrnont Road - A-305, an arterial street fiat will connwt in a loop around
Clarksburg, Staff recommends that until the older prescriptive ri@t-of-way has been abandoned
and ownership of the land is taken over by the applicant, no building permits shall be released for
Constriction of units that w affwted by this alignment. The applicant has requested the ability
to build units but not occupy them prior to the road abandocunent. Both staff and the applicant
agree that the applicant should be able to pursue site preparation activities prior to tbe
abandonment.

Lighting and Lan&caping

The applicant has received approvals to use a new light fixture in section of the site that have
been previously approved and are under constmction. It is hoped that this and other applicants
may be able to use this light fixture in future sections. Staff is in the process of reviewing the
light fixture and determine. situation for it ita use. A draft Clarksburg Streetscape plan and a
streetscape working group are current venues for these discussions.
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PROJECT DESCRWTION Site Description

The site is a fotier agricultural field that includes rolling hills and is upland of tie Litfle Seneca
Stream Valley tibutari=. There is vegetation (trees and other hedgerow growth) in tie low lying
areas but no significant growth in the field areas. Piedmont Road is currently defined as a
prescriptive right-of-way, defined by common use but not dedicated to the public as a nght-of-
way. The former alignment of Piedmont Road cuts into the proposed development area and
tie road wi~ be relocated as A-305 as determined with the earlier approved Prelimin~ Plan.

.
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behind the units. Parallel parking is provided on dl the public streets, where feasible, providing
for visitor p~king and extxa Iesident parking.
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PRELmNARY PLAN # 1-95042
l.Density Iimited to 1,300 du; 150,000 sf of
retail and 100,000 of office, Tran Memo of
9/26/95; record plat phasing sched
2. FCP conformance
3. Commercial area pond outside stream buffer
4. Ag areas out of production
5. Road dedications
6. Dedication of Park School site with detailed ~

7. Applicant to enter into agrmment to ~ades,
etc ball fields
8. Record Plats to delineate conservation areas
9. No ctearing or grading prior to SP approval

10. Final # and 10C.of units at time of SP
11. Access and improvements as required
12. Conditions of MCD~ Memo of 7/28/95
13. Find #on ~DU’s to be determined with

-

14. Prelim Plan a rovd tied to Pro’ Plan

SITE PLAN ~PONSE
Site Plans conform; per earlier record plat
phaaing approval

Per each site plan review and approval
Per Phase I approval
Prior to Phase I constmction
As recorded
Per Phase H site Plan - see discussion above in
Issues Resolved During Site Plan Review
Per Ph& ~ Site Plan

Per Phase I and B record plats
Borrow and storage areas approved by
Planting Board at time of record plat phasing
revisions

Adjustments made as needed
Per site plan per phasing plan
Addressed in the ~Q Plan
Phasing schedule to be provided to Planning
Roard_-— —

Site plans follow conditions as determined
Asrequired
SPEA to include
Site Plans Conform

15



Charles P. Johnson & Associates, Inc.
Planners Engineers Landscape Architects Surveyors

~ CPJ
Associates

Si]VerSpring, MD Frederick, MD Fairfax, VA

May 02,2002

Wynn Witis
mcPPc
8787 Georgia Avenue
Silver Spring, MD

Re: ClarksburKTown Center
Phase II -
8-02014

Y“”sW*””w
On behalf of our client, Terrabrook we are requesting a waiver for Iots fronting on a public

right of way as required by the zoning ordinance. The lots in question are 39 and 40 Block N (as
shown on our site plan) and they have awess to both a private drive and private alley. It is our
understanding that Montgomery Count DPS is requiring us to change the road in front of these units
horn a public to a private street, therefore creating this condition.

Tbti you for your consideration in Wls matter.

1751 Elton Road . Silver Spring, MD 20903 . 301-434-7000 ● Fax 301-434-9394
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2.

3.
4.

The exact location and orientation of the fields to be coordinated
with M-NCPPC staff.
The softball field to be full sized with ford lines of 290 feet.
The soccer field to be full adult size with dimensions of 360’ by
220’.”

- Applicant to construct paved hiker/biker trails in the following locations:

a.

b.

c.

d.
e,

Along the east side of Overlook Park Drive from Stringtown Road to
Clarksburg Road (Route 121). This traiI will be aligned to meet the
Clarksburg Grecnway Trail from the south side of Stringtown Road.
From the Clarksburg Greenway Trail along Overlook Park Drive to the Kings
Local Park pond trails (two connections to the pond trail).
Along the south side of Clarksburg Road from the pond area trails to the
intersection with Piedmont.
Along the south side of Piedmont from Clarksburg Road to Street “F”.
Along the west side of Street “F” from Piedmont to Main S-t end
continuing along Main Street to the Gre,enwayTrail along Overlook Park
Drive.

Trails are to be constructed to park standards. Exact trail alignments and widths
to be coordinated with M-NCPPC and D’PWTstaff, and should be appropriately
located and landscaped to maintain a park like setting while also fulfilling”the
need for safe, off road transportation in the area.



Total @ 2/du for TH & MP 668 668
(S~ pkg provided on lots) 264 off street

404 Garage
Standard 654 654
Handicapped-accessible 14 14
(On street parking not included)

* The P]armingBoard reviewed this setback during the Project Plan review and found that no
setback is necessary per the approved Master Plan.

~DU C& CWATIONS:

~DUs required: 163 (12.5% of 1,300 units)
~DUs provided Phaae 196 Phme K. 45 Subtotal: 141 WDWS for
l,231units or 11,45 %

With the approval of this Phase D Site Plan, the MPDU provision is slightly behind the number
of units approved. To-balance out the number of MPDUs with the number of units approved, a
portion of units within Phase I are proposed to be delayed in construction. These 150
(approximately) units are identified as Block ~ and GG on the ~DU Phming Plau of May 2,
2002. These blocks are intended to be revised by the appKcrurtin the future and returned to the
Planning Board for r-approval. When the final section of Phase ~ retail and the residential and
the revised Phase I residential uses are reviewed by the Planning Board the full measure of
~DWa will be supplied to the project,
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March21,2~2

REC~ATION FACILITIES WORKS=ET
Clwksburg Town Center

Phases IB1, 1B2, 1B3 & 2

DEMAND POINTS PER POPULATION CATEGORY
HOUSNG TYPE D1 D2 D3 D4 D4

S.F. ~ 229. 32.1 43.5 41.2 295.4 16.0
Townhouses 476 80.9 104.7 85.7 614.0 33.3

Gardetinlti-Family 230 25.3 32.2 27.6 271.4 36.8

TOTAL DEMAND 935 138.3 180.4 154.5 1,180.8 86.1

SUPPLY PO~TS PER FACILITY
FAC~TYDl ,. D2 D3 D4 D5

Seating Areas (31) 31.0 31.0 46.5 155.0 62.0
MuIt-Age Play. (3) 27.0 33.0 9.0 21.0 3.0
Tot bt (2) 18.0 ‘4.0 0.0 8.0 2.0
Open Play ~ (2) 12.0 18.0 24,0 60.0 4.0
Swimming Pool (1) 7.4 35.9 30.8 287.5 12.7
Wading Pool (1) 20.1 8.8 0.0 57.5 4.2
Community Space (1) 13.4 26.3 45.1 345.0 33.8
hdoor Fitness (1) 0.0 17.5 15.0 230.0 12.7
Soccer Field (1) 2,0 15.0 20.0 40.0 2.0
Baseball Field (1) 2.0 15.0 20.0 40.0 2.0
Nature Trail 6.7 17.5 22;5 172.5 12.7
Nature Area 0.0 8.8 15.0 115.0 4.2
Bike System 6.7 17.5 22.5 172.5 8.4
Pedestrian 13.4 35.0 22.5 517.5 38.0

TOTALS 159.7 283.3 292.9 2,221.5 201.7



Stormwater management is provided by several on-site water quantity and qnatity
facilities which have been required as part of the review and approval of the SPA
Water Quality Plan. Water quality control will be provided by an extensive seri=
of Best Management Practices (B~’s) including, sand fiIters, bioretention, clean
water recharg% and *SS swales. These facilities are linked together with tie
quantity control facilities that consist of two dry ponds. A portion of Phase D dso
drains to the wet pond that was approved in the Phase I site plan. The linked
stormwater management facilities provide extraordinary and redundant
stormwater management controls.

Noise

Significant noise ‘impactaffecting exposed rear yarda of houses along A-305 have
been mitigated to the extent feasible by noise fencing. Interior noise levels within
d] of the units along this roadway will be addressed by appropriate building
design and construction.

c. Landscaping and Lighting

Landscape design for the project includes regulwly space strmt trees, foundation.
planting , open area buffer planting and alley planting. The landscaping on the site
creates attractive street to encourage walking and it creates so attractive setting
for the units. The public open spaces (play and sitting areas, the centraI open
space) are developed with extensive Landscaped areas and each garden has a
design theme to enhance its character.

Lighting for the plan includes a new light fixture – tbe Hagerstown fixture- has
been approved on a pilot basis in other section of Clarksburg. The light fixture is
consistent with use in residential area and darks sky concerns. Staff supports the
applicant’s ksi~ to gain approvals from DPS to use this fixture throughout the
project. The alleys will include individud light fixtures on each garage to
msinttin low levels of light.

d. Recreation

Recreation demand is satisfid as shown in the rec~tion cdculationa table
above.

e. Vehicular and Pedestrian Circulation

The street connections to the site are in accordance with the approved Preliminary
Plan, and the layout provides a grid for an interconn=ted vehicular system.
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APPENDm A: STANDARD CONDITIONS OF APPROVAL DATED 10-10-95

1. Submit a Site Plan Enforcement Agreement, Development Review Program and
Homeowner Association Documents for review and approval prior to approval of
the signature set as follows

a. Development Program to include a phasing schedule as follows:

1)

2)

3)

4)

5)

6)
7)

Streets tree planting must progress as street construction is completed,
but no later than six months after completion of the units adjacent to
those st~ts.
Community-wide pedestrian pathways and recreation facilities must be
completed prior to seventy percent occupancy of each phase of the
development.
Landscaping associated with each parting lot and building shall be
completd as cmrstmction of eseh facifity is completed.
Pedestrian pathways and seating areas associated with eaeh facility
shall be completed as construction of each facility is completed.
Clearing and grading to correspond to the construction phasing, to
minimize soil erosion.
Coordination of each section of the development and roads.
Phasing of dedications, storrnwater management, sedimentierosion
corrtrol~ rcereation, fo~station, community paths, trip mitigation or
other features.

b, Site Plan Enforcement Agreement to reference applicable road
construction phasing and psr~school agreements.

2. Signature set of site, landscape/lighting, forest conservation and sediment and
erosion control plans to include for staff review prior to approval by Montgomery
County Department of Permitting Services @PS):

a. Undisturbed stream buffers at least 150 to 240 feet wide as .showrron the
site plan.

b. Limits of disturbance.
c. Methods and Ioeations of tree protection.
d. Forest Conservation areas.
e. bcation of stormwater facility and storm drain outfrdls away from forest

preservation or other environmentally sensitive areas.
f. Conditions of DPS Find Water Quality and Stormwater Management

Concept approvrd letter.
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No.0033 P. Z

May 2,2002

Mr. Ahhur Hotmes Jr., Chairman
Montgomery County Planning Board
8787 GeorgiaAvenue
S}lverSpring, Maryland 20910

Daar Mr. Holmes:

Re: Clarksburg Town Center-Site Plan 8-02014 Phaee 2

This [s to mmment on tha referenced site plen as it mrrcerns the future elementary school
that is to be dedicated to the Board of Education.

We appreciate the recent efforts of M-NCPPC etaff and the deve~per to address our
concerns of storm water management, forestation and gmding. The developer has
agreed to enlarga We storm water managementfacitity to sarve the school and conf~re
the property linee to separate it from the future school site. ForeXtlon areae are.~ be
provided off sits by the developer. The developer has also agreed, and M-NCPPC
mnourrad, that grading near tha existing pond will be modifiedto provide more buildable
area on the school eita.

However,we are still concerned about the extensivegrading that will be required to make
the site a buildable one. Our concernefocus on two grading areas, the adjacent balllfielda
and the schoolsite iteelf.

Adiacent bellflelds
Currant plana call for the construction of two ballfields that wIII be dedicated to the M-
NCPPC, Plans call for e ten-foot grada dtier$nca between these fields and the school
property, necessitating tha construction of a rateinlng wall, Montgome~ County Public
Schools requeststhatas a condtian of the site plan approval,the eppli-rrt be raqubsd@
r~conflgura the ballflelds, locating them further from the school property line, or Wthis is
not feasible,construct an adequate retainingwell to amommodate the difference In grade.

~ra dins of schaol site
In developing Terrabmok, the final grades are such that in order to build the school,
including the playgrounds, drlv6weys and parkhg areas, approfimstety 20-23 feet of fin
dirt will ba required across the bulk of the pmpe~, This is an unacGeptebleadditional
expense and constitutes a carrd~~ of excessivegrating. In fact, the Montgomey County
Council haa in the past directed the Ward of Education to ensura that any proposed
dedbated school sites are usable and wfll not require major expanse to develop. Snca

Depatiment ~ FacnlnesManagement
7361 CalhounPla@ - Suite400

Rockvtle,ti~snd 208SS



May 2, 2002

MEMOWNDUM

TO: Wynn Witthsns
Development Review Division

FROM: Cathy Conlo m’
Countywide Planning Division-Environmental Planning

SUBJECT: Clarksburg Town Center, Phase II – Site Plan No. 8-02014

Recommendation

Environmental Planning staff have reviewed the above-referenced plan and
required Water Quality Plan. We recommend approval of the Water Quality
Phn with the conditions of the MCDPS memo, and approvsd of the site plan
with the following conditions:

1. Development Program to include a phasing schedule as follows:

a. Clearing and grading to correspond to the construction
phasing, to minimk soil erosion.

b. Phasing of dedications, stormwater management,
sedimentierosion control, recreation, forestation, community
paths, trip mitigation or otier features.

c. Phasing of site clearing and grading to minimix soil erosion.
d. Phasing of stormwater management and forest planting.

2. Signature set of site, landscapefhghting, forest conservation and
sediment and erosion control plans to include for staff review prior
to approval by Montgomery County Department of Permitting
Services (DPS):

a. Undisturbed stream buffers at least 150 to 240 feet wide as
shown on the site plan.

b. Litits of disturbance.
c. Methods and locations of tree protection,
d. Forest Conservation areas.



10. Environmental Planning staff must review and approve final
grading and fimits of disturbance for the ptik-school site. If
grading encroachment into stream buffers is approved as part of
this review, compensation with reforestation planting at a rate of
2:1 will be required. This is in addition to other forest conservation
planting requirements.

Site Conditions

The subject property consists of a portion of the town center site which is
located at the headwaiters of one of the main branches of Littie Seneca Creek, a
Use Class IV-P stream. A large part of the site is existing agriculturrd field.
Approximately 9 acres of .wetfand, 15 acres of floodplain, and 54 acres of forest
exist within or in proximity to the stream valley s..The portion of the site
covered by this site plan contiins two tributa~ streams. On-site topography
slopes significantly from the high point of this section of the plan down to the
stream valleys. The stredm’ valleys are moderately steep.

Discussion of Environmental findfngs

Special Protection Area Guidelines

The Board has adopted ~idefines for Park and Planning Department
review of projects within SPA’S. These guidelines focus on expanding wetland
buffers, expanding and accelerating forest conservation opportunities, and
limiting site imperviousness levels. They have been addressed by the site plan
in the following mannen

BUFFERS - Stream buffers per the Environment Guidelines and
priori~ forest conservation areas have been protected with the exception
of unavoidable intrusions to tie out grading from a few lots and on the
park-school site. The intrusions occur in unforested areas and have
been minimized. Mitigation for the impacts will be provided by 2:1
reforestation.
FORESTATION – Afl unforested stream buffers will be reforested tising
larger stock to minimize the time to canopy closure. A 5-year
maintenance program is required to better ensure survival of the
pbting.
IMPERVIOUSNESS - Imperviousness within the town center far exceeds
the level which is desirable in the headwaiters of a sensitive watershed
stich as Litfle Seneca Creek. Maximum effort has been made to reduce
the amount of imperviousness given tie proposed development pattern.
Hope for reducing the impact of the excessive impervious surfaces lies in
providing extraordin~ stormwater management facilities and BMP’s for
dl runoff from these surfaces.



levels within all of the units along this roadway will be addressed by

appropriate building design and construction,

Forest Conservation

The Site Plan meets all applicable requirements of Chapter 22A regarding
forest conservation. Requirements for this phase of the development include
preservation of etisting forest within and adjacent to the greenway, and
reforestation of the unforested stream buffer areas on the entire site. The
forest conservation areas will be protected either by park dedication or
Category I conservation easement. In addition to the reforestation required by
the law, reforestation is required to, mitigate for encroachments into the stream
buffers with grading as mentioned above. This reforestation wiIl be provided at
a rate of two times the areas of encroachment.

Conform~ce to the Clarksburg Master Plan

The master plan objectives for development within the Littie Seneca
Creek watershed include continuously forested buffers, protection and
enhancement of wetisnd systems, water quality monitoring, environmentauy
sensitive design and construction of development and infrastructure, and
maintenance of the environmentrd qualities of headwaiters. The site plan
attempts to address these by providing enhanced reforestation in stream
valleys ad complying with the rigorous stormwater management and water
quality standards of the SPA.



May 03 02 10:46a mcdps well and septic 2407776314

Page 2- WWDWjtthans - ClarksburgTown &nter Phsae~ -May 2,2002

. Block N-the stmtblock adjacenttohfi3942must bepnvatesince ikonlyegess
is via an alley on the north. We recommendthat a -M be granted to rdlow-
familv houses on a urivatc s-t. The Ioop road around the cential square shouIdbe
shown a%one-waycounterclockwise. A horizontal curvature waiver is needed for the
curve on the southwest wmcr of the square.

● BlockM - thelooproadaroundthesquare will need a horizootsl curvature waiver,
Howewe~,the radius on the curveon the east comer still needs to be increased.’The
loop road around the square should be shown to operate orie-waycounterclockwise.

. GrarrevineRidEeRoad will operateone-waynorthbound; this should be shown on the
plan, The chokers at either end of GrapevineR]dgeRoad south of ClarksburgSquare
Road should bc eliminated.

● Curb ramps at intersections must meet MCDPWTand ADA dimensions; this may
require some additional right-of-way(truncation)at some intersections. The attached
drawing shows that where truncations are norprovided on tertiary streets, the required
space to instdll the six foot long ramp, a five foot level sidewrdkarea and one foot of .
clearance to the prope~ tine is not available.

We appreciate the opportunity to commenron this plan.

srnklarksburgphase2.doc

p.4

cc: Tracy Graves
bs Powell
Greg kk
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+ ‘pv’11’~, ,qi.}:~~~ARyL~ND-~A~]ONAL CAPITAL PARK AND PLANNING coMMl~sloN

. Dp
8787 GeorgiaAwme. SlverSpring.Ma~land20910-3760

Fj~:

Date of mailing: .k&Ch 26, 1996

HONTGO=RY CO= P~~BO~
WIS~ OPIXION

Preliminary Plan No. : #1-95042
Name of Plan: Clarksburg Town Center

-: Approvalj stiject to conditions. (Motion by Commissioner
&on; seconded by Commissioner HOlmeS; with a vote of 5 to O,
Commissioners ~on, Holmes, Hussmsnn, Baptiste a’d Richardson
voting in favor of the motion).

INTRODUCTION [

On September 28, 1995, the Montgomery C’ounty P’lanning Board
(J’Board”)held a ptilic hearln9 to consider preliminary Plan .I-
95042, an application for subdivision approval in the W-2 zone.
The proposed uses include residential, retail and comercial
development. The Applicants, Piedmont & Clarksburg Associates,
proposed to create 834 lots on 267.50 acres of land.

At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary
plan 1-95042 co be in accordance with the purposes and
re~irements of the “Subdivision Regulations (Chapter 50,
Montgomery County code, as.amended) and approves Preliminary Plan
1-95042, subject to the conditions listed at the end of this
opinion. ,

BACKGRO~” ,,.. .

The property i’slocated northeast of Maryland Route 355
between Clarksburg Road and Stringtow. Road (A-260 on the Wster
Plan) . Piedmont Road crosses through the northern portion of the
property. The Applicant proposes construction of 1,300 dwelling
units, including townhomes, multi-family and single-family
residences. me proposal also includes 150,000 s~are feet of
retail space and 100,OOO s~are feet ,of office/development space.

The underlying .development authority, PcQj.eck.Plan NO. 9-
94.00.4,,was approved by the Pl~in9 Board oT,.WaY+1, 1995, after
two prior Planning Board meetings (held..G.p’’April~ and 2D, 1995)~~:
The record for Preliminary Plan 1-95042 specifically includes the
records from those.prior hearings.

i . .,,., ...
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. . anticipated revenue must be added to the capital gap, with a
total estimated funding gap of approximately $126 million. Staff
thus estimated the Applicant’s share of this infrastructure to be
approximately 10 percent, or $12.5 million, with no County or
State input. The Plaming Board concluded that the.Stringtown
Road improvement, which will be the responsibility of the
applicant, represents the current best estimate of the Town
Center’s share of che Master Plan road infrastructure (as more
particularly identified in revised traffic staff memo of
09/26/95.)

Staff noted that if the Council adopts an impact t= or
other alternative road infrastmcture funding mechanism, then the
Applicant’s contribution, (in the form of improvements to
Stringtown Road) will be assessed and, if found lacking, will be
augmented by additional tax re~irements. The Board.determined
that the infrastructure schemes proposed bythe Master Plan are
legislative in nature, will be implemented by the Council, and
mayor may not grandfather.development predating any such
legislation. The Boaq.dconcluded that to anticipate the
Coticil’s actions would be presumptive, and premature.

M~OT has re&ested that the hikerfbiker trail shown in tie
Clarksburg Master Plan along Stringtown Road (A-26Q) be
constructed along P-5 from Frederick Road (~ 355) to Piedmont
Road (A-305), in lieu of the Master Plan’A2ignment. The de-
veloper has agreed to construct the hiker/biker trail along P-5.

Applicant also will be rewired to’dedicate “approximately 8
acres of land for a future school site;,to be used in the interim
as public parkland. At the time the school is developed, if
ever, the parkland adjoining the school site will be jointly used
as school ,athletic facilities and public partiand under an
easement agreement between The Maryland-National Capital Park and
Planning Commission and Montgomery County Public Schools (MCPS).
MCPS staff asked that the-entire future school site (10-12 acres)
be ‘dedicated to MCPS at this time. Under normal circumst~ces
this would be the usual procedure’. In this instance, howe~er,

“staff recommended and the Board agreed that within the Clarksburg
TOW Center, a planned,park/school sitq provides “amore efficient
use of land than separate facilities. In addi~io.n,if the land
ultimately is not needed as a school site, then the land should
.be retained as public parkland. The,Board determined that ttis
joint use, with the recreational facilities remaining under The
Maryland-National Capital Park and Pl~ing Commission otiership,
would afford the most efficient ptilic use of the land;;

,.
Therefore, with all of the evidence heard and all testimony

taken,,The Planning Board;-approved ’theplan, including (1)
wa%+er of the dist~ce between intersection re~iremmts..aif.
con$~ined in Section 50-26 of the Subdivision R“egulatioas and (2)
aPPro~al of closed street sections subject to M~Tappro,vak.
The approval is subject to the following condition:
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(a)

(b)

c)

M-NCPPC and the AppliCant will enter into&~~~~&~~Qg~C:7............
specifying that an exchange of land; identified as
areas “B1!land “B2” on the park/school “concept drawing
set out on Circle Page 49 of the staff report, will
occur prior to the execution of the Site Plan
~’forcement Aqreement. +.

Dedication of the approximately 8 acre ar”ea.,identified
as area “A” on the same park/school concept drawing-
identified above, will occur either a~ the time ,g.f
recordation of the plats for the adjacent phase:of t

,r
project or~at such time as funds for construction of
the future elementary school are adde~ to the.Count
CIP, whichever occurs first.

The Applicant will provide site grad+ng~ infield
preparation and seeding of the.replacement athlet$.c
fields on the approximately 8 acres of dedicated land
at a tirne.which insures that there will be no

Tn,,the continued use of the existing
‘athletic fiel<s prior to completion of the replacement
athletic fields. ,.

(i)

(ii)

In the event that dedication occurs when funds for
the proposed school are shown in the CIP.;
Applicant will cofilete work on the replacement
fields prior to the construction of the proposed
-1..

In the event that dedication occurs prior te
funding:for the school being shown in the CIP,
then upon construction of Street ‘XFW, as shown on
the revised preliminary plan, A~licant will
Comence work on replacement of the
field. I
-ermine:
on site to construct both replacement fields, then
.Applicant will also rough grade and seed tb

-egins-

soccer field when consttict’ionof
=&_=%& for the

ose park/school complexes to be submitted for
technical staff review at’site plan. =%

_W~3&~~;%W>?~W&$_XSEQWEXaE@ tobe
submitted for technical staff approval ~:~?p~gti~g?
tm&w@3B%s@@Y&&ae&~Q .

7. In accordace with Condition #6 above, A~licant to entep
into..an~ cement with the Planning Boafd to provide fo~

‘s~te grading, infield p~eparation and seeding of the “
replacement at~etic fields in accordance with Parks?
Department j.s~ecifica~ions,as shown

_=nAuFZZ2g The construction of
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(d)

(e)

17. This
2005.

After the 400th building permit, the developer has two
options:

1) Construction of A-260 from ~ 355 to the southern
access road of the commercial site (commercial
access road between A-260 and P-5) and
constmction.of P-5 across the stream valley into
the residential.area north of stream valley.

2) Construction of A-260 from ~ 355 to the northern
access road of the residential development and
construction of a norttiound.right-tu.~ lane along
~ 355.~0 shnuld be included in this phase. ,’..

<)thedeveloper must
start const ‘. section of A-260 to A-
305, and intersection improvements at ~ 355 and ~ 121
to construct eastbound & westbound left-turn lanes
along ~ 121.

Construction of A-305 from A-260 to ~ 121 must begin
when the developer starts building any of the
residential units on blocks 11, 12, 13, and the
northern half of block 10”.

preliminary plan will remain Valid until March 26.,
t9 vears and 1 month from the date of mailing which is

Februa~ j6, “1996), The recordation of plats shali occur in
accordance with the phasing identified in Condition l(b) of
this opinion, and as further stipulated in the Planning.
Board’s awvro~ of the phase 1 site plan review. Prior to
the expiration of the valadlty period for each phase, a
final record plat for all property delineated in a
particular phase must be recorded or a re~est for an ““’”
extension must be filed. The fkrst phase of the preliminary
plan must be recorded by March 26, 1999 or a re~est for an
extension must be filed.

Page 7 of 7 . .. .
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CONDmONS

~ePlmning ~dapprovmP rojmtPlmN o.9-94~s ubj&t@t iefoHowingc otiitions: ‘\.

1. Development Ce~ i

The projmtplanfortheClarhburgTown Centerisfirnitedto13~ dw~g uriits,
150,000 squamfeet ofretispam, andlOO,OOOsquare feetofoffiee spa~tobe
construct in thr= basic phases as shown in the proj=t plan. The following is the
s&ging plti for traffic improvement: ~

a, Stage1-950 Units;
b. Stage 2- 155 Units
c. Stage 3-195 Units

- 90,m square Feet of Retail
d. Stage 4- @,000 Square Feet of ReM

-75,000 square Feet of om~
e. Stage 5- 25,~ Square Feet of Office

The public buildlng areas ~.e,, elemen~ whool, park buildlngs, and tibrary) ~ not
included in the dculations.

2. Trampotition kprovements
..

The folIowing mad improvements, at eaeh stage of devdopment, are n~ed to
provide enough mpacity “toserve the proposed devetopmenc

a. Stage 1- Reconstmction of the southbound right mm lane sdongMD 355 at
‘MD 121 to provide a ‘free flowing” movement.

‘b. S@ge2- Construct an eastbound left turn lane along MD 121at MD 355.
- Constmct a westbovndleft turn lane tiong MD 121 at MD 355.

c. Stage 4- Construct a northbound right turn lane along MD 355 at Stringtowrr
Road.

d. Stage 5- Restrip eastbound Comus Road to provide exclusive left turn lae
at ~ 355.

e. A-2@ (Stringtown Road) must be Wleated to a right+f-way of 120 feet. At
the preliminary plm, if determined that the property i5 not part of a
participation agreement with MCDOT md other’prope@ owners, the saf~
improvements deseribed in pmgraph 4., will be made to Stringiown Road.

. . . . .

2



. .
,, . .“

-, . . . ‘ r

5. Envkomnentil tiprovements Wfore Approval of the PreWa~ Pkn

Submit forreviewbefore~e PlanningWard hdng on the prehmirrary plan the
following:

a. Concept plan for the proposed SW facilities’and roads near or in,strm
buffer, and _iated gmding, witi indi~tion of wh,- tr~ pkting is
permitted.

b. A staging plan for SW witi the extent of =ch propo~ phase of
devdopment md the order in which they W be builL ~s sh~ be submitted
= @ of the fist site plan, andshouldcover the endre sire.

c. A preliminary for-t conservationpm addressing priori~ for pl~ting” in the
Lhtie Sena watershed. ASsite plans for =h portion of the site that abut
afforestation weas are submitted,detailed sfforeshhon pbrns for fiat section
wiUbe provided. Within eacharm, of development, pltig SW occur as
earIy as pmcticable given landdevelopmentactivity coistrain~ in accordance
with logid staging concepts. Forestation requirements til be satis~ first
in Utde Sen~ basin on-site, then in the Uttie Wnnett basin on-site, ti.en M
ssrm buffer - in ‘LhdeSenecaoff-site if the land is made avsikble, ~d
if a good faith effort to-ge suchlandavailablfityfails,thenelsewhereon
thesite.

d. AppHcarstshd meet W quirements for pre~mirr~ water qdty ‘P*
submission and approval, per Chapter 19, Aficle V - “Water Qtity Mew
in S~id Protection Areas” @rowsed monitoringpIsn may be submitted as
part of the review of the site pk). tition of units, roads, and other lay+
concerns will be subj=t to the find w“aier qu~lty regrdations.

6. Enviro~enbl frnprovemen~
,,

a. Mnimise disturban= in thes- bu
unavoidable rstihies, SW Imtions adjo] e,town unter re~ ~’ and
g~way road. sofi surface pathways, and memorial elements.

b. L part of the preliminary plan, provide an & within the appticaM’s
stormwater management facilities for stirmwater management for the shco!
site .

4
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10. Rev.m tie byout of Streets

hco~rate tie fo~owing items into the site plans for each stage of development

a. Improvements to the Town Square - Incr~ the size of the Town Sqrrar@by
utilng a loop concep$as shown on the revid drawing to reduce conficts
witi atiw~t traffic and to improve pedestrian access. \

b. R~l-te A-260 (StringtownRoad) in accordance witi the revised tignrnent
diagram to @uce the impact on adjacent residenm.

~acres str=ts to A-260 from tie area of the efisting surgle farndy detac ed
ufi~ (5) on the north side~ Stringtown Road to meet the design s~dsrds for
arterifl roads.

c. Eiminate the at-s to the proposed elementary school from ~ 121 ad
protide a~~s from the GrccnwayRoad.

d.:, Revise the access to A-30S@id-County Highway) to allow a d-t
connection from Burnt Hill Road to the Grecnway’Road; and improve the
acc&s to the single family detached units by utilizing private dri;es adjacent to
A-30S.

me present street system shown in the project plan r~uircs waivers of etisting
standards. The appticant and staff have met with MCDOT to discuss tie WV-.
M waivers must mcive finrd approval from M~OT=Spprovd of me site
ph.

11. Staging of Amenities

All amenities shown within ach stageofdevelopmentmusthecompleted within that
stage of development. The concept design for the greenway, the =hordfpmk, and
other large play fields, must be completedbefore approval of the firstsite plan:

f the amenities witiln the gr~nway.must be finrdii before tie
completion of Shge 3.

12. bndscrsp.mg

The following items must be incorporated into the site plans: :

a. SEeet *, high q@lty street Ugh&,sidetik paving w’, and SW?.
fimimm,~ part of the design for the smspe of roa@, the Town.Sq.m?
and the neighborhood SqUSZeS}

. . .
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1. Confo~ witi tie Rqukments and btent of tie ~-2 Zone

~e Plhg -d fids thti Proj=t Plan W-94W, as mtiltioned, m~k W of the
PUP% and r@uirements of the W-2 Zone. A sumq fo~ows that compares the
development s%d~ds shown with the dmelopment stidxds rquked k the W-2 ~ne.

,.

. ,’
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tie setback of residential bufidhgs ‘nextto tieCl~kbuig ~IStOriC~lstrict must & m~lfid .
to have a minimum setback of 50 feet.

2. ConforrOS to tie Cbrbburg MWer Phn and Hyattstown Special Stidy k

The Planning -d finds that Project Plan W-94~, as conditioned, is in
cofiforrntice with the Approved and Adopted Chksburg Master Plan and Hyattstown
SFiaf Study Area. me kd use, c$culation, and urbmr design objectives described
in the Master Plmshave been met by the Clarksburg .TownCenter. The mix of
dweltig unih conforms to the guidelines in the master plan as summa in the
fo~owing chti 1

Master Plan Proposed
Unit Types Guidelines, Density Rnge

a. Single famify detached utits 10-20% 13@260Units
b. Single family attached and

townhouses 30-50% 39&650UNts
c. Multi-family uni~ 25-45% 325-585 UNU

3. Compatibility with the Neighborhood

The Planning Mard finds that the project pl&, as conditioned,, wfil be compatible
with the wisting and potential development in the generaf neighborhood b~u~ of its
location, si~, intensity, staging, and operational characteristics.

4. WM Not Overburden =Wig or Proposed Pubfic Servic’m

The Planning Wmd finds that the proposed development, subj~t to its cornpfiance of
any requirements imposed by the prelimin~ plan wilI not overburden existing pubhc
sewices nor those programmed for avtitilfity, concufiendy with ~ch stage of
developmmt. Since approvaf of the project plan dm not determine authorifition or
prevent other developments fmrn proceedbrg, the Planning -d approvm the project
plan with the understanding that finsdauthorization is dependenton the firidmg tit
Clsrksburg Town Center til not preclude developmentof the Germantown Town’
Center.

5. fs More Efficient and D=irable than the Standard Method of Development

The Planning Wti finds tiat the pro~d project, as wn&tioned, wiU he more
efficient.and desirable than the standard metbd of development. ~la optionaf
method project consis~ of a mix of uses which are mmmendti in the Master Phi ;
These uses ae not permitted under the smdard methodof development. ... ,

The amenities and facilities providti as pm of the optiorsafmethod of developmerst
fosters the creacionof a transitand @estrian onenti town su~unded by. opn
space.The green way network of amenities provides a major open feature. The town

10


